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As shown in Figure 1, ǘƘŜ !Ǿƛƻƴ ǇǊƻƧŜŎǘ όάtǊƻƧŜŎǘέύ ƛǎ ƭƻŎŀǘŜŘ just south 

of Heritage Bluffs II and the East Clusters at Black Mountain Ranch. The 

Project is designed to adopt several of the Design Review Guidelines from 

both developments to maintain unified standards for the area. Distinct 

architectural guidelines and an appropriate landscape development plan 

have been prepared for Avion in order to create a unique sense of place 

for the community. 

Figure 1 ς Vicinity Map  
Source: Figure 2.2. Development Summary by Area  

from Black Mountain Ranch Subarea Plan  
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A. PROJECT DESCRIPTION 

The Project encompasses approximately 41.48 acres of vacant land 

located in the northern part of the City of San Diego, approximately 1.2 

miles west of Interstate 15. Carmel Valley Road/Bernardo Center Drive is 

located approximately 0.6 mile to the north, and Black Mountain Road is 

located approximately 1.4 miles to the west. Heritage Bluffs II abuts the 

northern edge of the property. Future access would be provided at the 

northeast corner of the project site via Winecreek Road. Land uses 

surrounding the site include a portion of the Black Mountain Open Space 

Park to the west, east, and south, and residential development and open 

space to the north. 

 

The project site is identified as !ǊŜŀ ά/έ of the Southeast Perimeter 

Properties of the Black Mountain Ranch (BMR) Subarea Plan (APN 312-

010-16).  The BMR Subarea Plan designates approximately 22.4 acres of 

the site as Low Residential (2-5 dwelling units per acre) and the 

remainder (approximately 19 acres) ŀǎ ǇŀǊǘ ƻŦ ǘƘŜ /ƛǘȅΩǎ aǳƭǘƛǇƭŜ Iŀōƛǘŀǘ 

tƭŀƴƴƛƴƎ !ǊŜŀ όaIt!ύΦ  aIt! ƭŀƴŘǎ ƘŀǾŜ ōŜŜƴ ƛƴŎƭǳŘŜŘ ǿƛǘƘƛƴ ǘƘŜ /ƛǘȅΩǎ 

Multiple Species Conservation Program Subarea Plan (MSCP) for habitat 

conservation. The RS-1-14 zone is recommended as a compatible zone 

for the Low Residential land use designation; however, if development to 

be clustered, or if the housing type(s) proposed are other than those 

allowed by the underlying zone, then a planned development process 

may be employed.  

 

As shown in Figure 2, The BMR Subarea Plan allows a total of 117 dwelling 

units to be developed onsite including a requirement for 19 affordable 

units. The Project proposes to develop 84 market rate detached single 

dwelling units on one residential lot with a condominium map applied. 

Per the California Building Code (CBC), the dwelling units are built with R-

3 occupancy and per the San Diego Municipal Code (SDMC) the dwelling 

units are defined as multiple dwelling units on a single lot. The transfer 

of 19 affordable units and 14 market rate units to Parcel 1 of Parcel Map 

21331 in the Black Mountain Ranch North Village Town Center is also 

proposed. The project density onsite would be consistent with the 

density prescribed for the area.  
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The transfer receiving site encompasses approximately 1.68 acres and is 

currently designated Mixed-Use Core (25-45 dwelling units per acre) and 

zoned CC-3-5 (Community Commercial). The site is generally bordered by 

Paseo Del Sur to the west, Templeton Street to the north, and Zaslavsky 

Place to the east. Surrounding uses include the Target commercial center 

(171,500 square feet) to the west, the Sprouts grocery store (38,500 

square feet) to the north, the Design39Campus (K-8) to the east, and an 

age restricted affordable housing development to the south. The 

tǊƻƧŜŎǘΩǎ ŀŦŦƻǊŘŀōƭŜ ǳƴƛǘǎ ŀǊŜ ƛƴǘŜƴŘŜŘ ǘƻ ǎǳǇǇƭŜƳŜƴǘ ǘƘŜ ŀŦŦƻǊŘŀōƭŜ 

housing to the south and facilitate ongoing resident programs and 

management. 

 

The Project requests the following entitlements:  

¶ Rezone of the residential portion of the  site from the AR-1-1 

(Agricultural ς Residential) zone to the RS-1-14 (Residential ς 

Single Unit) zone; 

¶ Vesting Tentative Map (VTM) to subdivide lots and create 

condominium units; 

¶ Site Development Permit (SDP) due to the presence of 

environmentally sensitive lands (steep hillsides, sensitive 

biological resources, and wetlands);  

¶ Planned Development Permit (PDP) to allow for single dwelling 

units on a single lot in the underlying zone and to exceed the 

retaining wall heights outside of required setbacks; and a 

¶ MHPA Boundary Line Adjustment (MHPA BLA) to dedicate 

remaining AR-1-1 (Agricultural ς Residential) lots to MHPA in lieu 

of a Covenant of Easement over remaining ESL.  

 

A Supplemental EIR that will tier off of the previously approved 

Environmental Impact Report No. 96-7902/SCH No. 97111070 prepared 

for the Black Mountain Ranch Subarea Plan will be analyzed for the 

project. 
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Figure 2 ς Site Plan with Zoning Designation 
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A. GENERAL DEVELOPMENT REGULATIONS 

The City of San Diego Municipal Code sets forth the general development 

regulations subject to the site. The residential development regulations 

are based on the RS-1-14 zone and the open space development 

regulations are based on the AR-1-1 zone. In any instance where 

development regulations of the Avion Design Review Guidelines conflict 

with regulations of the City of San Diego zoning regulations, the Avion 

Design Review Guidelines shall prevail. In addition to the Residential Base 

Zone and Agricultural Base Zone Requirements, the project shall comply 

with Chapter 14, Article 2, Division 5 (Parking Regulations), Chapter 14, 

Article 2, Division 10 (Off-Street Loading Requirements), Chapter 14, 

Article 2, Division 8 (Refuse and Recyclable Materials Storage 

Regulations), and Land Development Code Tables 142-05L and 142-05M. 

The residential portion of the site shall be rezoned to RS-1-14. The 

remaining open space lot will be conserved as MHPA and will maintain 

the AR-1-1 zone. The proposed development is in full compliance with 

the Land Development Code. Deviations are requested for the retaining 

wall heights outside of required setbacks. Pursuant to Section 142.0340, 

retaining walls are limited to 12 feet outside of required yard setback. 

The requested retaining wall deviation is to support the roadway and 

avoid impacts to the existing drainage course. Figure 3, on the following 

page, illustrates the typical setbacks for each condo lot. The maximum 

building height within the RS-1-14 zone is 35 feet and 30 feet to the 

building eave. Any future development, addition, or modification to an 

existing residence must be favorably reviewed and approved by the 

HomeƻǿƴŜǊΩǎ !ǎǎƻŎƛŀǘƛƻƴ (HOA) and the City of San Diego. Please refer 

to Section V, Implementation, for further details.   

Figure 4, on the following page, identifies how the project complies with 

the open space requirements per unit required for Planned Development 

Permits. 
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Figure 3: Typical Streetscape and Minimum Setbacks  

The maximum buildable area for each lot is limited to the proposed lot 

size and building setbacks for the project. Per Section 143.0410(j)(8) of 

the Municipal Code, elements such as varied setbacks should be used to 

enhance the visual appearance of the development. The existing and 

proposed setbacks are as follows: 

 

Table 1: Existing and Proposed Setbacks 

Setbacks Existing RS-1-14 Zone Proposed Project 

Front мрΩ ƳƛƴƛƳǳƳ рΩ ƳƛƴƛƳǳƳΦ 5ǊƛǾŜǿŀȅ 
must be adequate to 
accommodate 
ŀǇǇǊƻȄƛƳŀǘŜƭȅ муΩ ŦǊƻƳ ǘƘŜ 
back of the sidewalk to the 
roll-up garage door.  

Side пΩ ƳƛƴƛƳǳƳ оΩ ƳƛƴƛƳǳƳ ƛŦ ǘƘŜ ŀŘƧŀŎŜƴǘ 
ƭƻǘ Ƙŀǎ ŀ пΩ ǎƛŘŜ ǎŜǘōŀŎƪΦ пΩ 
minimum if the adjacent lot 
Ƙŀǎ ŀ оΩ ǎƛŘŜ ǎŜǘōŀŎƪΦ   

Street side млΩ ƳƛƴƛƳǳƳ млΩ ƳƛƴƛƳǳƳ 

Rear млΩ ƳƛƴƛƳǳƳ 10 minimum  

 

As shown in Figure 3, the rear yard setback varies based on building siting 

and the limits of the lot line. The rear setback, including slopes, typically 
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ǊŀƴƎŜǎ ŦǊƻƳ млΩ ǘƻ оуΩΦ ¢ƘŜ ƳƛƴƛƳǳƳ ǎƛŘŜ ǎŜǘōŀŎƪ ƛǎ оΩ ŦǊƻƳ ǘƘŜ ǇǊƻǇŜǊǘȅ 

ƭƛƴŜΦ ¢Ƙƛǎ ƳƛƴƛƳǳƳ ƻƴƭȅ ƻŎŎǳǊǎ ǿƘŜƴ ǘƘŜ ŀŘƧŀŎŜƴǘ ƭƻǘ Ƙŀǎ ŀ пΩ ǎƛŘŜ 

ǎŜǘōŀŎƪΦ ¢ƘŜ ŦǊƻƴǘ ǎŜǘōŀŎƪ ƳŜŀǎǳǊŜǎ рΩ ŦǊƻƳ ǘƘŜ ǇǊƻǇŜǊǘȅ ƭƛƴŜΣ ǇǊƻǾƛŘŜŘ 

ǘƘŜǊŜ ƛǎ муΩ ƳƛƴƛƳǳƳ ŦǊƻƳ ǘƘŜ ōŀŎƪ ƻŦ ǘƘŜ ǎƛŘŜǿŀƭƪ ǘƻ ǘƘŜ Ǌƻƭƭ-up garage 

door. 

The maximum FAR for the RS-1-14 zone is 0.60 and the lot size is 772,901 

s.f. The total square footage for the entire development is 463,741 s.f., 

which is calculated by multiplying the maximum FAR by the lot size. The 

buildable area is allowed to be distributed to approximately 84 lots. The 

maximum buildable area for each lot is 5,521 s.f., which is calculated by 

dividing the total square footage for the entire development by 84 lots. 

Therefore, the maximum size of each house for each lot shall not exceed 

5,521 s.f. Any changes or modifications to a resident wants to make to 

the existing structure must be approved by the HOA based on this 

comparison and potentially concurrently with the City of San Diego.  

  



 

 
II. RESIDENTIAL DESIGN 

 

 II -4 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 4 ς Open Space Exhibit 
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MHPA ADJACENCY 

In March of 1997, the City of San Diego adopted the Multiple Species 

Conservation Program (MSCP) Subarea Plan. The MSCP identifies lands 

proposed for open space and habitat preservation and designates these 

areas as Multiple Habitat Planning Areas (MHPA). The MHPA boundary 

surrounds the area of the site proposed for development. To ensure 

implementation of the MHPA, the Project will comply with the general 

planning principles and design guidelines outlined in Sections 1.4.2 and 

1.4.3 of the MSCP Subarea Plan. These policies and guidelines will 

specifically address the following issues areas during the planning or 

maintenance phase of the project: 

¶ Prevent drainage from flowing directly into the MHPA;  

¶ Reduce the impact of toxics; 

¶ Direct lighting away from the MHPA;  

¶ Reduce noise impacts that may interfere with wildlife utilization 

of the MHPA;  

¶ Implement barriers to direct public access to appropriate 

locations and reduce domestic animal predation; 

¶ Prevent the introduction of invasive species into the MHPA;  

¶ Reduce fire hazards through brush management; and 

¶ Ensure that manufactured slopes are located within the 

development footprint.  

 It is anticipated that the MHPA area will be dedicated to the City of San 

Diego as open space or encumbered with appropriate conservation 

easements as part of individual project development.  

  



 

 
II. RESIDENTIAL DESIGN 

 

 II -6 

 

 

 

 

 

 

 

 

 

 

 

 

 

This page intentionally left blank



AVION DESIGN GUIDELINES  
 
III. STREETSCAPE DESIGN 

 

 
 

II -1 

Consistent with the adopted Black Mountain Ranch Subarea Plan, access 

to the project site would be provided by extending access from the 

proposed development to the north, as provided for in the East Clusters 

and Avion maps. Access to the project would be from the easement 

extending from the western terminus of the Winecreek Drive cul-de-sac.  

All roads within the project would be private driveways. 

The main access drive will extend from Winecreek Drive onto the 

property, across a culvert bridge and climb to the top of the residential 

plateau. The access drive will provide for a sidewalk on the north side 

until reaching the plateau and transition into sidewalks on both sides of 

ǘƘŜ ǊƻŀŘΦ {ǘǊŜŜǘ ǘǊŜŜǎ ǿƛƭƭ ōŜ ǇǊƻǾƛŘŜŘ ƻƴ ŀƴ ŀǾŜǊŀƎŜ ƻŦ олΩ ƻƴ ŎŜƴǘŜǊ 

between the curb and sidewalk along the length of the drive. Residential 

driveways will have contiguous sidewalks with residential street trees 

and connecting to the main drive linking the residential neighborhoods. 

Typical driveway sections are included on the project plans for the 

Vesting Tentative Map for Avion.  

The streetscape design for Avion includes both drought tolerant and 

naturalized landscape treatment. Consistent quality and design of 

landscape elements and streetscape areas softens the aesthetics of 

buildings and ties together neighborhoods in a cohesive way. The intent 

is to relate the landscape to the adjacent character or the open space 

rather than to reinforce the road network. Street trees will provide shade 

and be selected to fit the scale of the plantable area, long lived, drought 

tolerant, and low maintenance. The street tree species will be as 

ǊŜŎƻƳƳŜƴŘŜŘ ōȅ ǘƘŜ /ƛǘȅΩǎ ¢ǊŜŜ {ŜƭŜŎǘƛƻƴ DǳƛŘŜ ŦƻǊ ǘƘŜ ŀǇǇǊƻǇǊƛate 

parkway width.  

The landscaping for the streetscape is illustrated in Figure 5 below and 

on the Landscape Development Plan for Avion. As shown, there is a 

discernible landscape character along street fronts. Landscaping and 

sidewalks are located within the front setback and create a visually 

interesting transitional space between the public realm of the street and 

ǘƘŜ ǇǊƛǾŀǘŜ ǊŜŀƭƳ ƻŦ ǘƘŜ ǊŜǎƛŘŜƴǘǎΩ ōǳƛƭŘƛƴƎ ŀƴŘ ŜȄŎƭǳǎƛǾŜ ǳǎŜ ŀǊŜŀǎΦ Lǘ ŀƭǎƻ 

provides privacy and visual screening and enhances the open space along 

the street. Landscaping design should utilize the natural topography, 

existing vegetation, drainage, and microclimate appropriate to the site. 

Retaining walls should be designed to blend into the surroundings by 
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visually softening walls with landscaping or selecting colors and textures 

complementing the adjacent landscape.  

 

 

Figure 5: Typical Streetscape/Backyard 

 

 

 

 

 

 

 
 
Figure 6: Typical Streetscape/Exclusive Use Area 

Driveway widths shall comply with City of San Diego Municipal Code 

Tables 142-05L and 142-05M. Parking will comply with Chapter 14, Article 

2, Division 5 (Parking Regulations) of the City of San Diego Municipal 

Code. As shown in Figure 6, private driveways leading to an attached two-

car garage are provided for each residence. Each residential driveway has 

ŀ ƳƛƴƛƳǳƳ ƭŜƴƎǘƘ ƻŦ муΩ ōŜǘǿŜŜƴ ǘƘŜ Ǌƻƭƭ-up garage door and public 

right-of-way and can accommodate two guest parking spaces. Additional 

guest parking is provided along the primary access road leading to the 
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residential driveways. The two-car attached garage is recessed and 

located towards the front of the house on the first floor of the residence. 

Garage siting varies according to the building type.  

Architectural features shall be sensitively located not to dominate the 

appearance of the building. The allowable architectural projections and 

encroachments in the residential zone are described in Section 131.0461. 

Development shall conform to Chapter 14, Article 2, Division 8 of the 

Municipal Code that encourages recycling of solid waste to reduce the 

amount of waste material entering landfills and to meet the recycling 

goals established by the City Council and mandated by the state of 

California. As shown in Figure 6, trash, recyclable, and green waste 

materials storage areas are located in the exclusive use area of each 

residence. Storage areas are enclosed and screened from public view 

through the use of fencing and landscaping. 
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A. DESIGN INTENT 

These guidelines are intended to inspire thoughtful interpretation and 

response to design opportunities, while promoting and reinforcing the 

physical image of the Avion community. These guidelines are intended to 

encourage high-quality development that is harmonious with the 

surrounding environment, promotes visual quality, and enhances overall 

quality of life.  

More specifically, the objectives of these guidelines are to: 

¶ Provide guidance to developers, builders, engineers, architects, 

landscape architects, and other professionals during the 

implementation and construction phase(s) of the project. 

¶ Provide a framework for the preparation of Covenants, 

Conditions and Restrictions. 

 

¶ Provide guidance in formulating precise development plans and 

all residential components of the project. 

 

¶ Provide the City of San Diego with the necessary assurances that 

Avion will be developed in accordance with the quality and 

character proposed in this document. 

These guidelines are intended to be flexible and illustrative in nature. The 

ƎǳƛŘŜƭƛƴŜǎ ŀǊŜ ƛƴǘŜƴŘŜŘ ǘƻ ŀŎŎƻƳƳƻŘŀǘŜ ŎƘŀƴƎŜǎ ƛƴ ƭƛŦŜǎǘȅƭŜǎΣ ōǳȅŜǊǎΩ 

tastes, economic conditions, community desires, and the marketplace. 

Some sections are purposefully generic to allow creative implementation 

of the guidelines based on the specific circumstance being addressed.  In 

these circumstances, it is anticipated that when more in-depth marketing 

studies have been completed for individual neighborhoods, designs of 

the generic sections will respond to the market conditions existing at the 

time of construction.  The intent of these guidelines is to provide 

architectural direction for residential elements (single-unit) while 

utilizing existing City of San Diego residential zoning classifications to 

meet the objectives of the project. 

The following narratives and graphics or exhibits address the design of 

specific and typical community elements within Avion. 
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B.  PROJECT DESIGN THEME 

The architectural design themes for Avion have been created by 

integrating the historically rural setting of the Heritage Bluffs II site with 

the rich and varied architectural forms and styles associated with 

contemporary California design. A varied palette of architectural styles 

will be provided to establish project identity, while remaining consistent 

with the overall development concept.  The Architectural Design 

Guidelines are intended to form a distinctive community offering a high 

quality environment and clear identity. 

C. ARCHITECTURAL STYLES 

The architectural theme for Avion embodies a palette of modern styles 

that are inherent to the contextual character of the site and California.  

Four architectural styles ς Contemporary California, Modern Spanish, 

Farmhouse, and Ballpark have been selected and are discussed below. 

1. Contemporary California  

Extrapolated from various interpretations of International styled 

elevations scattered throughout California, the Contemporary California 

ƛǎ ŀ ŦǊŜǎƘ ǘŀƪŜ ƻƴ ƳƻŘŜǊƴƛǎƳΩǎ ŦŀǾƻǊƛǘŜ ŀŜǎǘƘŜǘƛŎΦ {ǘǊƛƪƛƴƎ ŀƴŘ ƛŎƻƴƛŎ ƛƴ 

nature, the style artfully merges streamlined forms, bold roof lines, 

stunning glass, and subtle textures. Balanced, asymmetrical masses, shed 

and parapet roofs, strong eyebrow roof accents, and carefully composed 

window patterns are essential for executing this style properly.  
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Cantilevered projections framing window compositions, or accentuating 

roof lines, balconies, or second-story elements are strongly encouraged 

ŀǎ ǘƘŜȅ ŀŘŘ ŘǊŀƳŀ ǘƻ /ƻƴǘŜƳǇƻǊŀǊȅ /ŀƭƛŦƻǊƴƛŀΩǎ ƛƴƘŜǊŜƴǘ ǎƛƳǇƭƛŎƛǘȅΦ ¢ƘŜ 

material palette is comprised predominantly of siding, stucco elements, 

and accents of soft stone textures. Stucco body colors should be light and 

tonal, allowing for bold, contrasting fascia and dark eyebrow roofs, with 

playful siding body colors. Overall, the California Contemporary style is 

spirited and modern without being sterile.  

 

1.1 Style Elements 

 

Massing and Roof Forms  

¶ Simple, asymmetrical massed, well-composed facades 

¶ Shed and parapet roof forms with eyebrow roof accents 

¶ Cantilevered, projecting, or recessed elements encouraged at 

balconies and second-story and third-story elements or to 

accentuate roof lines and fenestration compositions 

 

Windows & Doors 

¶ Structured and organized placement of windows and doors 

¶ Large glass expanses and grouped window compositions are 

encouraged 

 

Materials 

¶ Flat, concrete tile are acceptable roof materials 

¶ A variety of siding types, stucco, clean and subtle stone textures 

are the primary materials 

 

Additional Elements 

¶ Clean, well-articulated details  

¶ Single-story elements, eyebrow roofs, and cantilevered portions 

encouraged at highly-visible or exposed elevations 

 

Typical elevations and architectural characters illustrating the 

Contemporary California Style are shown on Figures 7 and 8.   
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Figure 7 ς Typical Contemporary California Elevations  


